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Key Learning Objectives

1.Process is critical

2.Foundation through planning

3.One size doesn’t fit all

www.nashville.gov/mpc/subarea/subareas.htm



Ingredients of Successful 
Form-Based Planning

• Begin with the public

• Establish a vision

• Be proactive

• Be thorough and consistent

• Make it easy to do the right 
thing



The process 
must be

participatory 

and 

inclusive.

“Tell me, I forget. 

Show me, I remember. 

Involve me, I understand.”

--Chinese Proverb

Ingredients of Form-Based Planning



Educating

“Tell me, I forget. 

Show me, I remember. 

Involve me, I understand.”

--Chinese Proverb

Ingredients of Form-Based Planning



Why is Community Design Important?





“Tell me, I forget. 

Show me, I remember. 

Involve me, I understand.”

--Chinese Proverb

Listening

Ingredients of Form-Based Planning



Listening
to the Community





The process 
must be 
visionary.

“The future is not completely beyond our control.

It is the work of our own hands.”

Robert F. Kennedy

Ingredients of Form-Based Planning



The Community Transect

A way of understanding your community



Nashville 

Transect



Proactive planning-
the process must 
seek sustainable
outcomes.

“The art of progress is to preserve order amid change, change amid order.”

--Alfred North Whitehead

Ingredients of Form-Based Planning



Community planning approach



Community Character Manual



• Reference guide for all 

community plan policies 

• Provide guidance for 

future zone change and 

subdivision requests

Community Character Manual (CCM):



Why Community Character Policies?

To preserve, create and enhance

community character

Changes emphasis from land use and

density to the form and character

Provides clear design guidance



CCM based on the 

Transect.....

Works well because of 

existing diversity of 

development and 

community interest in 

preserving diversity of 

development



Neighborhood (T3)

Neighborhood (Suburban)

• Deeper setbacks

• Informal landscaping

• Shoulder and swale,                                                      

likely no sidewalk

• Larger lots and smaller building footprint

• Moderate connectivity, often with curvilinear 

streets



Neighborhood (Urban)

• Shallow setbacks

• Formal landscaping

• Curb and gutter with sidewalk 

• Smaller lots and larger                                          

building footprint

• High connectivity with regular, shorter block lengths 

and complete grid

Neighborhood (T4)



Each Transect Area has 

“Community Elements”

1. Open space/parks

2. Neighborhoods

3. Centers

4. Corridors

Character of varies by transect area.  There are 
neighborhoods in rural, suburban, urban and core 
transect areas, but the character varies in each 
transect area due to different urban design 
standards.



Intent of Community Character Policies

Maintenance: To maintain or improve 
existing areas through 
sustainable development 
practices and support 
compatible infill

Evolving: To create new areas of 
sustainable development in 
either greenfield or 
redevelopment sites



Introduction:
Explains the 
Transect 
Category and 
its 
characteristics



Figure Grounds:
Visually explain 
the Transect 
Category and its 
characteristics –
relationship of 
structures to 
open space and 
streets 

Urban Transect



Intent

Characteristics

How to apply 

the policy



Appropriate Land 
Uses

Design Principles

Appropriate 
zoning districts.



Community Character Manual 

Structure 

Transect Category + 

Community Element +

Community Character Policy = 

COMMUNITY CHARACTER





T4 Neighborhood M



T4 Neighborhood E



T4 Community Center 



Typical

Design 

Principles



Access



Building Placement



Building Placement



Connectivity (Pedestrian)



Density / Intensity



Landscaping and Buffering



Parking



Signage 



1995 East 

Nashville Land 

Use Policies





2008 EAST NASHVILLE  COMMUNITY 
CHARACTER PLAN





Nashville, TN  T4 – Neighborhood Center 2006







Make it easy

to do 

the right thing.

“Never doubt that a small group of committed citizens can change the world;    

indeed, it is the only thing that ever has.”

--Margaret Mead

Ingredients of Form-Based Planning



Take it to the next step





Urban Zoning 

Overlay District 

(UZO)

Council Planning &

Zoning Committee,

June 5, 2001

Requested by District

19 Councilmember

Ludye Wallace

Adopted November

21, 2000

Effective Date:

December 4,

2000 

Conventional Code 
Changes - UZO

•Contextual building placement 

•Establish parking area locations

•Reduce required parking

•Landscaping/buffering





UZO Infill



UZO Infill



UZO Infill



UZO Infill



UZO Infill



Redevelopment – UZO - Gulch



Preserve existing character - Mandatory

Hillsboro Village:

new development 

reflects existing development









enhances street connectivity

encourages mixed-use buildings close 
to the street

encourages public open space as a 
focal point and gathering place

creates pedestrian-friendly
streetscapes

Suburban Redevelopment - Optional











Hill Center



Hill Center



Bedford Avenue



Bedford Ave

ProposedExisting





Bedford Ave



Bedford Ave



Bedford Ave



Transition – Redevelopment -- Mandatory

Bakertown

ProposedExisting



Existing Conditions



Concept Illustration



Concept 
Plan 



Building
Regulating Plan

Building Type

Building Placement

Building Massing



Illustrative 
Development 
Scenario

Examples of 
Building Types



Suburban Alternative - Mandatory

Hamilton Hills

ProposedExisting



Building Regulating Plan



Potential Building Types







Urban Redevelopment - Mandatory 



Design charrette

Identified issues

Developed 
concepts for 
development 
character

Developed a 
concept plan



Concept Plan

GENERAL

CENTER

CORE



More Intensity with Design Standards

High-
intensity 
residential 
and office

Mixed-use 
intersection

Medium- and 
high-
intensity 
residential



Building Height, Mass, and Placement

Height
5 to 6 stories max east of 31st

4 stories maximum west of 31st

Elevate 1st floor residential for 
privacy

Mass
Use articulation to minimize mass

Placement
Close to the sidewalk and fronting 

the street to improve presence



Development Scenarios

L
o

n
g

I-
4

4
0

Extension of 

Flagpole HillParks 

Departmen

t

Development scenarios 
provide concepts for areas.

These scenarios are examples 
of how the plan might be 
implemented.



Courtyard Flat Types









Corridor Redevelopment - Mandatory

Gallatin Pike



Gallatin Pike SP



How do we get…

From this…

…to this?











Suburban Redevelopment - Mandatory

Harding 
Town 
Center



Community Vision
To enjoy the benefits of a convenient, walkable mixed-use “village,” while 
minimizing the negative impacts of traffic congestion in the area.

INAPPROPRIATE APPROPRIATE

Suburban Strip Center Urban Village Center



Urban Village Center



Harding Town Center UDO











L   E   N   O   X     V   I   L   L   A   G   E

Suburban Alternative - Mandatory



Design Plan
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Legend

I       Village Core Buildings

II      Live/Work Buildings

III     Multi-Family Buildings

IV     Townhouses - Single Family Attached

V      Single Family Detached-Rear Access 

VI     Single Family Detached-Street Access 

VII    Civic/Institutional Buildings

Axis Termination/Focal Point 

Edge

Center

General

Design Plan – Building Typology













Greenfield - Mandatory
Carothers Crossing













Concept 
Plan Map



Streets 
requiring 
lined parking 
structures



Streets 
without 
access to  
parking 
structures













Open Space
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-Christopher Alexander et al, 
A New Theory of Urban Design

“Every increment of construction   
must be made in such a way 
as to heal the city.”


